
Jackson Planning Commission 
Minutes 

Regular Meeting of February 20, 2007 
 

COMMISSION MEMBERS PRESENT:        CITY STAFF PRESENT: 
Dave Butow,  
Wayne Garibaldi  
Letitia Sexton 
Terri Works, Chairman 
 
COMMISSION MEMBERS ABSENT:  
Warren Carleton, Vice-Chair 

Susan Peters, City Planner 
Michael Daly, City Manager 
Larry White, Senior Building Inspector  
Gisele L. Cangelosi, City Clerk 
 
 
 

 
Chairman Works called the meeting to order at 6:00 p.m. 
 
1. Public Matters Not on the Agenda.   
None. 
 
2. Election of Chairman and Vice-Chairman.   
Commissioner Butow requested this item be deferred to the March Planning Commission 
meeting.  Chairman Works denied his request and called for nominations. 
 

Moved by Commissioner Garibaldi, seconded by Commissioner Sexton, and 
unanimously carried to reappoint Terri Works as Chairman.  

 
Moved by Commissioner Garibaldi, seconded by Commissioner Sexton                      
and carried by a 3 to 1 vote (Commissioner Butow dissenting) to reappoint Warren 
Carleton as Vice-Chairman. 

 
City Planner Peters stepped down from the dais and left the room due to a conflict of interest on 
the next agenda item. 
 
3. Public Hearing – Amend Condition of Approval No. 24 of Tentative Subdivision Map 

No. 127 (Stonecreek Development) APNs 044-200-027 and 044-200-051.   
Larry White, Senior Building Inspector reported the applicant was requesting Tentative 
Subdivision Map 127 (TSM 127), Condition of Approval No. 24 (COA 24) be amended to allow 
for a reduction in the required park size.  The applicant’s engineer has placed the park along the 
southern border of the project to minimize grading and preserve mature trees on the site.  To 
meet the 22,000 square foot park required by COA 24, a retaining wall with a narrow strip of 
park extending past the proposed cul-de-sac would be necessary with the proposed design.  The 
applicants are requesting to reduce the park to 15,000 square feet and thereby eliminate the need 
for the retaining wall and narrow park strip.  
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At the September 19, 2005, the Planning Commission approved TSM 127 allowing two lots to 
be subdivided into eight single-family residential lots.  During that meeting concerns were 
brought forth by the public for this developer to provide an area for a park. The concern was that 
this developer was allowed to create Pine Meadows subdivision without a park.  The Stonecreek 
subdivision was originally proposed by Bob Hix, and then sold to D & L Development. 
 
There is no requirement per City ordinance to create park areas within subdivisions. However, 
there are impact fees required to be assessed to each single-family dwelling built within the City 
if parkland is not provided.  The per capita formula used to determine the size of the park lot for 
this proposed subdivision was applied to both the Pine Meadows subdivision and the proposed 
Stonecreek subdivision to justify the COA 24 requirement to provide the 22,000 square foot park 
size for this subdivision.  
 
The Planning Commission’s intent of the large park was to mitigate for no planned park at the 
neighboring Pine Meadows Subdivision.  The resolution and minutes from that meeting was 
provided to the Planning Commission packet. The proposed park is also proposed as a passive 
park (no recreation equipment furnished, primarily open space).  If the Planning Commission is 
inclined to reduce the park size as requested, it may choose to change the park to an active park 
and require the developer to install play equipment, walking trails, benches or other similar 
equipment. 
 
Amendments to Tentative Subdivision Map Conditions of Approval are not typically subject to 
the California Environmental Quality Act (CEQA), because they usually have no possibility of 
causing an environmental impact and can be categorically exempted from CEQA review in 
accordance with Section 15061(b)(3) of CEQA.   
 
Should the Planning Commission choose to approve the proposed amendment, all of the 
following findings must be made: 
 

1. The proposed amendment to Tentative Subdivision Map 127 Condition of Approval No. 
24 is consistent with the Zoning and General Plan land use designation. 

2. The proposed amendment will not be a detriment to the public health, safety, or general 
welfare of this community. 

3. The proposed amendment will not have a significant adverse effect upon the 
environment. 

 
Should the Planning Commission choose to approve the amendment to Tentative Subdivision 
Map 127, Condition of Approval No. 24 for D & L Development (APN 044-200-027 & 051) the 
following actions are recommended: 
 

1. Instruct Staff to file a Categorical Exemption; and, 
2. Adopt a Resolution approving an amendment to Tentative Subdivision Map 127 

Condition of Approval No. 24 for D & L Development (APN 044-200-027 & 051) based 
on the Findings in this report. 
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Robin Peters, Cal-State Engineering, representing the applicant stated the Stonecreek 
subdivision was originally proposed by Bob Hix, and then sold to D & L Development.  The 
reconfiguration of the park was his idea and during the preparing the tentative subdivision 
improvement plans it became apparent there were constraints for the park.  He tried to design the 
project to minimize grading, save trees and to keep the lot sizes.  Reducing the park to 15,000 
square feet would eliminate the need for the retaining wall and narrow park strip.  
 
Chairman Works opened the public hearing. 
 
The following individuals spoke in opposition of the Amend Condition of Approval No. 24 of 
Tentative Subdivision Map No. 127:  Thornton Consolo and Marilyn Lewis. 
 
Hearing no further comments from the public, Chairman Works closed the public hearing.  
 
Commissioner Butow provided pictures of the site and explained the land is level and the 
topography is a hammerhead and believes a mirror image of the hammerhead would work and 
reduce the lot size.   He recommended denial of the applicant’s request to amend COA 24 to 
reduce the park size.  
 
There was considerable discussion among the Commissioners including options available to the 
Commission after which the following motion was made: 
 

Moved by Commissioner Garibaldi, seconded by Commissioner Sexton and carried 
by a 3 to 1 vote (Commissioner Butow dissenting) to: 

 
1. Instruct Staff to file a Categorical Exemption; and, 
2. Adopt a Resolution approving an amendment to Tentative Subdivision Map 

127 Condition of Approval No. 24 for D & L Development (APN 044-200-027 
& 051) based on the Findings in this report. 

 
City Planner Peters returned to the dais. 
 
4. Public Hearing  –Variance 2007-02 John & Connie Gonsalves, 10 Smalley Ave., APN 
020-312-049.  
City Planner Peters stated the applicants are requesting a variance to allow construction three 
single family residential units to encroach 15 feet into the required 25 foot front yard setback at 
10 Smalley Avenue (APN 020-312-049).  The property is currently improved with one single 
family residence that encroaches into both the front and rear yard setbacks along with a detached 
four car garage which also encroaches into the front yard setback.  The garage encroachment is 
allowed by a previous variance.  The existing residence is proposed to be removed and replaced 
with two single family residences.  The existing garage is proposed to be converted to a single 
family residence with a two car garage.   
 
The project site is currently General Plan designated Low Density Residential and the Zoning is 
Multi-Family Dwelling (R-3).  The proposed General Plan designation and zoning is Medium 
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Density, which is consistent with the exiting R-3 development standards.  R-3 zoning allows for 
densities allowed in the R-1 and R-2 zones along with threeplexes, fourplexes, and bungalow 
courts (see attached Section 17.16 of the Jackson Municipal Code).  Because the units are 
consistent with R-1 (Single Family Residential) development, the R-1 setbacks of 5 feet on the 
side, 10 feet in the rear, and 25 feet in the front yard are required. 
 
While variances are typically subject to the California Environmental Quality Act (CEQA), 
projects which have no possibility of causing an environmental impact can be categorically 
exempted from CEQA review in accordance with Section 15061(b)(3).  Because it is consistent 
with the current and proposed zoning and the site has already experience significant disturbance 
with construction of a residence with a detached garage, the proposed project is not anticipated 
to have any environmental impact. 
 
The following findings must be made for this project to be approved: 
 

1. There are special circumstances applicable to this property (lot configuration) which 
deprives the property of privileges enjoyed by other property with a similar use. 

2. The granting of this variance will not constitute a grant of special privileges inconsistent 
with the limitation upon other properties in the vicinity and zone. 

3. The granting of this variance will not adversely affect the interest of the public or the 
interests of other residents and property owners within the vicinity. 

 
Should the Planning Commission chose to approve the variance for John and Connie Gonsalves 
at 10 Smalley Avenue (APN 020-312-049) the following actions are recommended: 
 

1. Instruct Staff to file a Categorical Exemption; and, 
2. Adopt a Resolution approving Variance 07-02 for John and Connie Gonsalves at 10 

Smalley Avenue (APN 020-312-049) based on the Findings in this report. 
 
Chairman Works opened the public hearing. 
 
The following individuals spoke in opposition of Variance 2007-02 John & Connie Gonsalves, 
10 Smalley Ave.:  Kathy DuBois, Katherine Stark, Mark Cunha, Judy Jebian, Bud Lewis, Jim 
Vincigerra and Jack Georgette.  The following concerning were noted: 
 

1. Street size and emergency access,  
2. Not the type of housing the City wants. 
3. Increase traffic and parking. 
4. Want only one house because that part of town is built out. 
5. Setbacks requirements. 
6. Felt project should require a Negative Declaration.  
7. Approval of this project will promote inconsistency to land use and zoning. 
8. Will the applicant be required to install new water and sewer at that location. 
9. Deny and request Mr. Gonsalves come back with new plan. 
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Carol Tortorich, Jackson, spoke in support of the project. She stated it was the Gonsalves’s right 
and the project is consistent with zoning for their property. She felt Mr. Gonsalves took all of 
their concerns into consideration.   
 
The Planning Commission was provided letter of support from Brent and Wendy Seidel. 
 
Hearing no comments from the public, Chairman Works closed the public hearing.  
 
After considerable discussion amongst the Planning Commission and staff, City Planner Peters 
read the following Condition of Approval into the record: 
 

1.  Obtain a rezone from Multi-Family Dwelling (R-3) to Two-Family Residential (R-
2).   

 
Mr. Gonsalves had no objection to this Condition of Approval.  
 

Moved by Commissioner Garibaldi, seconded by Commissioner Butow, and 
unanimously carried to: 

 
1. Instruct Staff to file a Categorical Exemption; and, 
2. Adopt a Resolution approving Variance 07-02 for John and Connie Gonsalves at 

10 Smalley Avenue (APN 020-312-049) based on the Findings in this report and 
subject to the Conditions of Approval as amended. 

 
City Planner Susan Peters stated this decision is appealable within 10 days with a written request 
to the City Council. 
 
Chairman Works steps down from the dais due to a conflict of interest. and left the room due to a 
conflict of interest on the next agenda item. In Vice-Mayor Carleton absent, Commissioner 
Butow presided over the meeting.  
 
4. Public Hearing  - Consideration of Edward & Judy Hughes (430 Stasal Ave.) Request 

for Rezone 420 Stasal Ave., APN 020-173-013(Mason White owner). 
City Planner Peters reported the applicants, Edward and Judith Hughes neighbors are requesting 
a rezone of the property located at 420 Stasal Avenue, owned by Mason White, from Multi-
Family Dwelling (R-3) to Single Family Residential (R-1).   
 
The subject property is currently zoned Multi-Family Dwelling (R-3) and was improved with a 
fourplex.  September 2006 the building burned and was subsequently demolished.  The property 
owner is proposing to replace the destroyed structure with another fourplex.  The neighboring 
property owners would like to have the property rezoned to Single Family Residential (R-1) as 
they feel the parking for a fourplex is inadequate and the fourplex is inconsistent with the 
surrounding land uses which are predominately single family residential (see attached 
application).   
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While rezones are typically subject to the California Environmental Quality Act (CEQA), 
projects which have no possibility of causing an environmental impact can be categorically 
exempted from CEQA review in accordance with Section 15061(b)(3).  Because the rezone 
would likely reduce any impacts associated with traffic and parking and the site has already 
experience significant disturbance with construction of a residence, the proposed project is not 
anticipated to have any environmental impact. 
 
Should the Planning Commission choose to recommend approval of the rezone to the City 
Council, the following findings should be made: 
 

1. The proposed rezone is consistent with the surrounding land uses. 
2. The proposed rezone will not be a detriment to the public health, safety, or general 

welfare of this community. 
3. The proposed rezone will not have a significant adverse effect upon the environment. 

 
Ed Hughes, applicant, they are requesting are requesting 420 Stasal Avenue be rezoned from 
Multi-Family Dwelling (R-3) to Single Family Residential (R-1).  In the last 18 years there has 
been significant issues with traffic, parking, police calls, noise, multiple families and the old 
sewer system cannot handle a four-plex.  He just wants to maintain historic style of life on 
Stasal. 
 
Commissioner Butow opened the public hearing. 
 
The following individuals spoke in favor of rezoning of the property located at 420 Stasal 
Avenue, from Multi-Family Dwelling (R-3) to Single Family Residential (R-1) Kathy duBois, 
Joe Garcia, Laura Mattley, Bud Lewis, Katherine Hawkins, Martha Kent.  The following 
concerning were noted: 
 

1. Traffic, parking, noise and safety problems. 
2. It is unclear as to when this resident actually was rezoned to accommodate a four-plex. 

Originally single family and was converted to fourplex. 
3. Should stop spot zoning and bring back historic use as it was intended. 
4. The City should make smart and good decision and keep subdivisions where they belong 

in order to met all zoning, safety and handicap access issues. 
5. Historic preservation of their neighborhood. Does not want spot zoning. 
6. Guarantee only four cars for the four off site parking because tenants will park where it is 

most convenient for them. 
7. Mr. White’s continuous disregard regarding garbage, property maintenance and law 

enforcement issues. 
 
John Peabody, representative for property owner, stated the proposed design of the replacement 
structure was virtually identical to the previous home.  The parking problems would be resolved 
by an additional four spaces being provided in the rear of the building.  He expressed Mr. White 
would suffer a significant financial loss if not able to regain the use of his rental property as it 
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was before the fire.  Approval would affect the whole neighborhood and would set a precedent 
for an unstable market.  
 
Hearing no further comments from the public, Commissioner Butow closed the public hearing.  
 
There was considerable discussion among the Commissioners including options available to the 
Commission after which the following motion was made: 
 

Moved by Commissioner Sexton, seconded by Commissioner Garibaldi, and carried to 
by a 3 to 1 vote (Chairman Works abstaining) recommend the City Council approve 
this rezone request to single family residential and also recommended that a Planned 
Development overlay be applied to the property to allow the applicant the opportunity 
to present a plan for a four-plex to the Planning Commission for review and approval 
should the applicant adequately address the concerns associated with a four-plex. 

 
6. Public Hearing – Tentative Parcel Map 2761, DW Tilt Corporation, 240 Scottsville 

Drive, APN 044-340-002.  
City Planner Peters stated the applicant is proposing to divide one 1.65 acre site located at 240 
Scottsville Drive into four parcels ranging in size from 0.36 acres to 0.51 acres.  The site is 
currently under construction with four light industrial buildings.  The purpose of the proposed 
split is to accommodate individual ownership of each building. 
 
The City of Jackson General Plan designation and zoning is Light Industrial (M-1) with a 
Planned Unit Development overlay.  While tentative parcel maps are typically subject to the 
California Environmental Quality Act (CEQA), projects which have no possibility of causing an 
environmental impact can be categorically exempted from CEQA review in accordance with 
Section 15061(b)(3).  Because the proposed split does not initiate any new construction, the 
proposed project is not anticipated to have any environmental impact. 
 
Should the Planning Commission choose to approve this project, the following findings should 
be made: 
 

1. The proposed Tentative Parcel Map is consistent with surrounding land uses. 
2. The proposed land division will not be a detriment to the public health, safety, or general 

welfare of this community. 
3. The proposed use will not have a significant adverse effect upon the environment. 

 
Should the Planning Commission choose to approve this project, the following Conditional of 
Approval are recommended:   
 

1. All Standards for Development shall apply to this project. 
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2. To mitigate the impact on fire protection services, in accordance with City of Jackson 
Council Resolution 2007-09, the developer shall participate in the annexation to the 
County of Amador Community Facilities District No. 2006-01 (Fire Protection Services), 
including execution of a “waiver and consent” to the expedited election procedure, the 
successful completion of a landowner-vote election authorizing an annual special tax for 
fire protection services, to be levied on the subject property by means of the County of 
Amador’s secured property tax roll, and payment of the County of Amador’s cost in 
conducting the procedure.   

3. A common are maintenance agreement to maintain common property shall be created and 
submitted to the Planning Department for approval. 

 
Should the Planning Commission choose to approve Tentative Parcel Map 2761 for DW Tilt 
Corporation, the following actions are recommended: 
 

1. Instruct Staff to file a Categorical Exemption; and, 
2. Adopt a resolution approving Tentative Parcel Map 2761 for DW Tilt Corporation based 

on the Findings and subject to the Conditions of Approval in this report. 
 
Don Hodge, DW tilt applicant, was present to answer question has built a lot of these building. 
 
Chairman Works opened the public hearing. Hearing no comments from the public, Chairman 
Works closed the public hearing.  

 
Moved by Commissioner Butow, seconded by Commissioner Garibaldi, and 
unanimously carried to: 

 
1. Instruct Staff to file a Categorical Exemption; and, 
2. Adopt a resolution approving Tentative Parcel Map 2761 for DW Tilt 

Corporation based on the Findings and subject to the Conditions of Approval in 
this report.  

 
7. Public Hearing – Tentative Parcel Map 2755, Dave Smith, 60,70, 80 & 90 Westview 

Drive, APN 044-352-048. 
City Planner Peters states the applicant is proposing to divide one 0.40 acre site into four 869.72 
square foot lots with a 17,429.12 square foot common area remainder lot.  The site is currently 
under construction with a fourplex.  The purpose of the proposed split is to accommodate 
individual ownership of each residential unit. 
 
The City of Jackson General Plan designation and zoning is Multi-Family Residential (R-3) with 
a Planned Unit Development overlay.  While tentative parcel maps are typically subject to the 
California Environmental Quality Act (CEQA), projects which have no possibility of causing an 
environmental impact can be categorically exempted from CEQA review in accordance with 
Section 15061(b)(3).  Because the proposed split does not initiate any new construction, the 
proposed project is not anticipated to have any environmental impact. 
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Should the Planning Commission choose to approve this project, the following findings should 
be made: 
 

1. The proposed Tentative Parcel Map is consistent with surrounding land uses. 
2. The proposed land division will not be a detriment to the public health, safety, or general 

welfare of this community. 
3. The proposed use will not have a significant adverse effect upon the environment. 

 
Should the Planning Commission choose to approve this project, the following Conditions of 
Approvals should be made:   
 

1. All Standards for Development shall apply to this project. 
2. To mitigate the impact on fire protection services, in accordance with City of Jackson 

Council Resolution 2007-09 the developer shall participate in the annexation to the 
County of Amador Community Facilities District No. 2006-01 (Fire Protection Services), 
including execution of a “waiver and consent” to the expedited election procedure, the 
successful completion of a landowner-vote election authorizing an annual special tax for 
fire protection services, to be levied on the subject property by means of the County of 
Amador’s secured property tax roll, and payment of the County of Amador’s cost in 
conducting the procedure. 

3. Because the structures will be individually owned, the impact fees collected shall be for 
single-family residence (R-1) instead of multi-family.   

4. A homeowner’s maintenance agreement to maintain common property shall be created 
and submitted to the Planning Department for approval. 

 
Should the Planning Commission choose to approve Tentative Parcel Map 2755 for Dave Smith, 
the following actions are recommended: 
 

1. Instruct Staff to file a Categorical Exemption; and, 
2. Adopt a resolution approving Tentative Parcel Map 2755 for Dave Smith based on the 

Findings and subject to the Conditions of Approval in this report. 
 
Dave Smith, applicant, was presented to answer question of the Planning Commission.   
 
Chairman Works opened the public hearing.  
 
Dwayne Bianco, Carson Townhouse Association stated this project has provided homes 
affordable for the first time homebuyers program. 
 
Hearing no comments from the public, Chairman Works closed the public hearing.  
 
After considerable discussion amongst the Planning Commission and staff, City Planner Peters 
read the following Condition of Approval #5 into the record: 
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5. A six-foot fence shall be constructed along the Amador County Unified School District 
property boundary.  

 
Moved by Commissioner Garibaldi, seconded by Commissioner Butow, and 
unanimously carried to: 

 
1. Instruct Staff to file a Categorical Exemption; and, 
2. Adopt a resolution approving Tentative Parcel Map 2755 for Dave Smith 

based on the Findings and subject to the Conditions of Approval as amended. 
 
Chairman Works called for a recess at 9:05 p.m.  Chairman Works reconvened the meeting at 
9:15 p.m. 
 
8. Workshop – Implementation of the Resource Constraints and Priority Allocation 

Policy.   
City Planner Peters stated in December 2004 the City Council adopted the Resource Constraints 
and Priority Allocation Policy per the Planning Commission’s recommendation.  The policy is 
the City’s growth management program designed to control growth at a rate that can be 
supported by the infrastructure and service demand created by new housing units. This is done 
yearly 
 
In January 2005, the Planning Commission and City Council implemented the ordinance by 
establishing 116 Housing Equivalent Units (HEUs) available for 2005 along with the design 
criteria.  The Planning Commission arrived at this number by taking the remaining sewer 
capacity of 435 housing equivalents, subtracting the 87 lots that could be developed ministerially 
and dividing it by the three years they felt was necessary to resolve (at least in part) the City’s 
sewer constraints, which was determined to be the most constrained resource.  Notices of Intent 
to Develop were submitted to the City in March 2005, and the Planning Commission and City 
Council reviewed and allocated the HEUs to three developments in May 2005.  The three 
developments and their status are as follows: 
 

1. Stonecreek located off Scottsville Boulevard received 8 HEUs.  The Planning 
Commission approved Tentative Subdivision Map 127 on September 19, 2005.  The 
developer is currently having the improvement plans prepared.   

2. Shealor Trust Property located on Jackson Gate Road received 26 HEUs.  The Planning 
Commission reviewed the Tentative Parcel Map in August, 2006 and requested that the 
developer work with staff to redesign the project.  The redesigned TPM will be on the 
March Planning Commission Agenda.  According to the Policy, project must be 
approved of within two years of receiving an allocation.  The Developers have requested 
that the Planning Commission extend their allocation for another year. 

3. Jackson Hills received an allocation of 82 HEUs.  The Environmental Impact Report is 
completed and has received a Planning Commission recommendation to the City Council 
for certification of the document.  Planning Commission recommendation regarding the 
project is proposed to be heard on March 5, 2007.  New Faze has also requested that the 
Planning Commission extend their allocation for another year. 
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In February 2006, the Planning Commission and City Council again implemented the ordinance 
however, they determined that due to the uncertainty regarding the disposition of the discharge 
permit for the City’s wastewater treatment plant and the lack of community consensus regarding 
transportation improvement options the HEU’s would be set at zero.  Subsequently, no Notices 
of Intent to Develop were accepted.   
 
The Schedule 
The Resource Constraints and Priority Allocation Policy sets due dates for tasks to be completed 
by both the Planning Commission and the City Council.  The following is the schedule set forth 
in the policy: 
 

January – Planning Commission and City Council establish the Housing 
Equivalent Units (HEUs) available for the year and establishes allocation criteria. 
Upon Completion of HEU availability and the design criteria the City will 
advertise for Notices of Intent to Develop. 
 
March 31 – Notices of Intent to Develop are due to the Planning Department. 
 
By April 30 – Planning Commission reviews Notices and recommends to the City 
Council which development projects should be awarded an allocation. 
 
By May 31 – City Council reviews Planning Commission recommendations and 
awards allocations. 

 
Based on this schedule, the Planning Commission and City Council should have the HEU 
availability and design criteria completed this month.  Considering the date that the Commission 
is reviewing the information to establish the HEUs and design criteria, the earliest that this step 
will be completed is the end of February.  Establishment of the HEUs and design criteria in 
February would still allow for sufficient time (five weeks) for developers to complete a Notice of 
Intent to Develop. 
 
Resource Constraints Issues 
The primary resource constraints which were discussed last year included sewer capacity, water 
supply, and road capacity.  The following is the most current information regarding these three 
issues: 
 
Sewer capacity – The City has a remaining discharge capacity of approximately 701 
dwelling units (see attached Exhibit A).  The City is still in the process of renewing its 
discharge permit, as the existing permit was due for renewal in June 2005.  The new draft 
NPDES discharge permit will provide direction as to how much, if any, wastewater 
effluent may still be discharge into Jackson Creek.  With some modification to the 
treatment plant, or implementation of other options (including a different source of 
potable water for downstream users) the discharge permit could be increased to 
accommodate approximately 1050 more dwelling units.  
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Water supply – The Amador Water Agency, the wholesale provider of treated water to 
the City of Jackson, is currently constructing their pipeline.  This new pipeline will 
eliminate current water supply constraints.  All development projects will continue to be 
required to obtain a “will-serve” letter from the Amador Water Agency.   
 
Road capacity – Available road capacity is based upon the existing level of service (LOS) 
on roadway segments and intersections.  The Circulation Element of the General Plan has 
a policy threshold requiring that an LOS C be maintained on roadway segments and 
intersections except the Highway 88 segment from the intersection with 49/88 to Court 
Street, which is limited to LOS D.  The City exceeded this threshold on two segments of 
Highway 49.   
 
In an attempt to resolve the long-term problem with traffic on Highway 49/88 through the 
City of Jackson, the Amador County Transportation Commission sponsored the Jackson 
SR-88 Corridor Improvement Alternatives Analysis.  This study reviewed various 
alternatives for bypassing the downtown area of the City.  While the study provided 
valuable information regarding various alternatives, there was no conclusion.  In the 
spring of 2006 the City along with the ACTC, the County of Amador, and the Jackson 
Rancheria held three community workshops to try to get community consensus regarding 
acceptable transportation improvements.  The result was that a series of smaller 
operational and safety improvements should be constructed rather than a bypass option.  
The City Council is currently working with the ACTC to pursue the recommended 
improvements. (Page 11 projects and controlled growth). 
 
Considering that the majority of the traffic in the City of Jackson is the result of the 
City’s location in the County and the major highways which segment the City, the traffic 
will continue to worsen regardless of the amount of development within the City.  The 
City is currently in the process of amending the Circulation Element to allow for 
development projects which can demonstrate a public benefit to occur despite exceeding 
the LOS.   
 
Design Criteria 
The following is the minimum design criteria required by the Resource Constraints and Priority 
Allocation Policy: 
 

• Economic benefit to the City of Jackson 
• Improvements which help to alleviate infrastructure constraints including: 

o Traffic improvements 
o Recreational amenities (especially recreational fields) 
o Sewer treatment plant improvements or new facilities  
o Tree, wetland, open space, etc., preservation 
o School facilities 

• Affordable housing component 
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• Commercial use of commercially zoned property 
• In-fill projects 
• Environmental constraints 
• Sensitivity to historic features 

 
Ministerial Projects  
The Resource Constraints and Priority Allocation Policy requires that a percentage of HEUs be 
available for ministerial projects (projects which already have entitlements to develop).  For the 
2005 allocation, the Planning Commission used all 87 vacant parcels to determine the HEU 
availability.  The number of remaining vacant parcels available for ministerial project for 2006 
was 82.  The number of vacant parcels has now dropped to 72. 
 
HEU and Design Criteria Recommendation 
The objective of tonight’s meeting is to review the information in this memorandum and other 
resource constraint issues that might be identified at the meeting and make a recommendation to 
the City Council regarding HEU availability for 2007, the allocation criteria, and the Shealor and 
New Faze allocation extension requests.  The City Council is scheduled to consider the Planning 
Commission’s recommendation at their February 26, 2007 meeting.  
 
Chairman Works opened the public discussion. 
 
The following individuals spoke regarding allocating 2007 Housing Equivalent Units (HEUs) 
Resource Constraints and Priority Allocation Policy:  Bill Condrashoff, Kathy duBois, Benita 
Asher and Dave McDaniel. 
 
1. Requests the City defer the determination of the Housing Equivalency Units for Allocation in 

2007 pending the uncertainty regarding the disposition of the NPDES discharge permit for 
the City’s wastewater treatment plant. 

2. Reduce the growth rate, which should reduce come of the traffic concerns.  
3. Request the 2007 HEUs be set at zero and no notices of intent to develop be accepted for 

2007. 
4. Concern about additional growth and the affect on the school system, the volunteer fire 

department with its growth and loss of volunteer, new fire department. Does not feel water 
and wastewater issue are resolved.   

5. Additional development will not fix the shortfall for fire, police, and school. 
 
Hearing no further comments from the public, Chairman Works closed the public discussion. 
 

Moved by Commissioner Garibaldi, seconded by Commissioner Sexton, and carried 
by 3 to 1 vote (Commissioner Butow dissenting) to: 
 

1. Set a Housing Equivalent Units allocation of 68 in conformance with the 
Resource Constraints and Priority Allocation Policy, establish development 
criteria for any HEUs available in 2007. 
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2. Approved a one year time extension for the HEUs previously allocated to 
Shealor and New Faze. 

 
9. ADMINISTRATIVE REPORTS.  
Chairman Works stated she would be attending a CEQA seminar at UC Davis Extension on 
March 1 from 6:00 p.m. to 9:30 p.m.  Commissioners Garibaldi and Sexton stated they were as 
so interested n attending the seminar. 
 
City Planner Peters stated the Planning Commission will hold a Special Meeting March 5, 2007 
at 6:00 p.m. to hold a public hearing for the Project Determination, Jackson Hills Golf Course 
and Residential Community to review the Findings of Fact and Statement of Overriding 
Considerations, Mitigation Monitoring and Reporting Program and make recommendations to  
 
Adjourn: 10: 30 p.m. 
 
Attest: 
 
________________________________  Date Approved:  February 19, 2008 
Gisele L. Cangelosi, City Clerk 
 
 


